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FOUNDATION PLAN NOTES 


1. ALL FOUNDATION DESIGNS MUST BE ENGINEERED TO LOCAL CONDITIONS. THIS IS 
ONLY A TEMPLATE. MANY FACTORS MUST BE CONSIDERED FOR A PERMIT, INCLUDING 
SOIL TYPE, SEISMIC ISSUES, SLOPING TERRAIN, FLOODING, AND HEIGHT RESTRICTIONS. 


2. OTHER FOUNDATION TYPES CAN BE USED. FOR INSTANCE: A BASEMENT, CRAWLSPACE, 
OR PIER FOUNDATION. BECAUSE THE FOUNDATION MUST ALWAYS BE REDESIGNED AND 
ENGINEERED REGARDLESS, IT’S IMPORTANT TO REALIZE THAT THESE OPTIONS ARE OPEN. 


3. IF CONVERTED TO A GARAGE BASEMENT, A VEHICLE DOOR CAN BE ON ONE OF THE 
SHORTER, SIDE WALLS. TWO COMPACT CARS COULD FIT IN THE 31-FOOT CLEAR SPACE. 


4. IF BASEMENT STAIRS ARE INCLUDED INSIDE, THEY’D BE STACKED BELOW THE OTHERS. 
IF THE GARAGE DOESN'T NEED INTERIOR STAIRS, IT COULD INSTEAD BE A CARPORT 
(MAYBE WITH A PIER FOUNDATION) THAT, IF ACCESSED FROM THE REAR, CAN FIT 3 CARS. 
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ROOF PLAN NOTES 


1. DATUMS ARE TO FINISH FLOOR. BUILDING HEIGHTS ARE OFTEN MEASURED TO 
GRADE. THEREFORE, THIS DESIGN WORKS WITH AN 16 FOOT HEIGHT RESTRICTION 
(GABLE AVERAGE) OR A 20 FOOT HEIGHT RESTRICTION (ROOF RIDGE TO GRADE). 


2. GABLE AVERAGE HEIGHT AT FRONT- AND REAR-FACING GABLES SHOULD BE EQUAL 
(OR SLIGHTLY LESS) THAN THE AVERAGE HEIGHT OF THE MAIN GABLE. ROOF RIDGES 
SHOULD NEARLY MATCH, WITH THE MAIN GABLE BEING HIGHER IF NECESSARY. 


3. ROOF DIMENSIONS ARE ROUGH, NOT PRECISE ENOUGH FOR CONSTRUCTION. 
DIMENSIONS IN BUILDING SECTIONS AND FLOOR PLANS TAKE PRECEDENCE. 


4. THE ROOF HAS MANY APPROPRIATE MATERIAL OPTIONS, BUT MODERN METAL 
INDUSTRIAL ROOFING (W/ RECTANGULAR CORRUGATIONS) SHOULD BE AVOIDED. 
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FLOOR PLAN NOTES: 
1. UTILITY CLOSET SHALL HAVE FIRE-RATED SHEATHING ON WALLS AND CEILING. 


2. OPTIONAL BUILT-IN SHELVING. ALSO: LOCATION FOR AN OPTIONAL WOODSTOVE. 


3. FRAME LARGER OPENINGS FOR POSSIBLE DOORS INTO A FUTURE REAR ADDITION. 


4. ADJUSTING THE CLOSETS AT “THICK WALL" (CASED OPENING) CAN CAUSE MANY 
MINOR CONFLICTS, INCLUDING ALIGNMENTS AT THE STAIR AND UPPER WALLS. 


5. AS A SEPARATE OPTION, THIS HOUSE'S SIZE CAN BE REDUCED BY 200 SQUARE FEET 
(TO 650 SO FT) BY PULLING IN THE EXTERIOR SIDE WALLS BY 4 FT EACH. THAT WOULD 
RESULT IN 3 BAYS (INSTEAD OF 5) AT THE FRONT PORCH, AND 80 SO FT BEDROOMS. 


DOORS 


36x84 9-LITE FRONT DOOR 
36x80 4-LITE BACK DOOR 
30x80 5-PANEL INT DOOR 
24x80 1-PANEL INT DOOR 
18x80 LOUVERED INT DOOR 


MOOS®H 


WINDOWS 


(1) 32x60 DH WINDOW 2/2 DIVIDED LITES 
(2) 24x48 DH WINDOW 2/2 DIVIDED LITES 
(3) 24x42 DH WINDOW 2/2 DIVIDED LITES 


REFLECTED CEILING PLAN / ELECTRICAL PLAN NOTES 
1. NOTED CEILING HEIGHTS ARE APPROXIMATE (+/- 1”). SECTION DIMS TAKE PRIORITY. 


2. CENTER ELECTRICAL FIXTURES ON SURFACES, AND WITH PRIMARY DESIGN ELEMENTS. 


3. LIVING ROOM: OPTIONAL BUILT-IN SHELVING (OR CABINETS). ALSO OPT: WOODSTOVE. 


4. LAUNDRY HOOKUPS RECOMMENDED IN UTILITY RM, EVEN IF ALSO IN UPSTRS ALCOVE. 


5. WALL AREA OVER LARGE CASED OPENING IS FOR BEAMS, PIPING, AND/OR DUCTWORK. 


6. FOR A HIGHER CEILING IN UTILITY CLOSET, HAVE 1 OR 2 STEPS DOWN INTO GROUND. 
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FLOOR PLAN NOTES 


1. BECAUSE OF THE LOW HEAD CLEARANCES , IT IS INADVISABLE TO REARRANGE THE 
BATHROOM FIXTURES, SINCE THAT MAY CAUSE CODE VIOLATIONS AND HEADACHES. 


2. ANY AREA OF ROOM WITH LESS THAN A 5’ CEILING DOES NOT QUALIFY AS SQUARE 
FOOTAGE, AND SHALL NOT BE INCLUDED IN TOTAL FLOOR AREA, NOR IN ROOM AREA. 


DOORS 


36x84 9-LITE FRONT DOOR 
36x80 4-LITE BACK DOOR 
30x80 5-PANEL INT DOOR 
24x80 1-PANEL INT DOOR 
18x80 LOUVERED INT DOOR 


MOSH 


3. AT LEAST 50% OF BEDROOM AREA (SEE NOTE ABOVE) MUST HAVE A 7’ MIN CEILING. 


WINDOWS 


4. THIS DIMENSION IS CRITICAL FOR A BED ALCOVE. BUILT-IN FURNISHINGS/SHELVES 


CAN USE MORE OF THE STAIRWELL'S VOLUME, IF 80” HEADROOM IS MAINTAINED. 


5. STAIR LANDING MUST HAVE 36” CLEAR PATH OF TRAVEL. (CURTAINED ALCOVE, OPT). 


(1) 32x60 DH WINDOW 2/2 DIVIDED LITES 
(2) 24x48 DH WINDOW 2/2 DIVIDED LITES 
(3) 24x42 DH WINDOW 2/2 DIVIDED LITES 


LAUNDRY HOOKUPS SHOULD BE INCLUDED IN THE ALCOVE, BUT THIS SPACE COULD 
INSTEAD BE USED BY A CLOSET, HVAC UNIT, READING BENCH, OR BUILT-IN CABINETRY. 
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BEDROOM 


REFLECTED CEILING PLAN & ELECTRICAL NOTES 
1. NOTED CEILING HEIGHTS ARE APPROXIMATE (+/- 1”). SECTION DIMS TAKE PRIORITY. 


2. CENTER THE ELEC. FIXTURES ON SURFACES, AXES, AND/OR MOST VISIBLE ELEMENTS. 
3. A MIN 30x30-INCH AREA OF THE SHOWER MUST HAVE A CEILING HEIGHT OF OVER 6'-8”. 


4. BY CODE, THE BACK OF THE LAVATORY AND TOILET CAN HAVE A 5’ CEILING, BUT THE 
CEILING NEEDS TO BE AT LEAST 6’-8" AT THE FRONT OF THESE FIXTURES. 


5. MAINTAIN 80” MINIMUM HEAD CLEARANCE AT STAIRWAY. 


6. ATTIC ACCESS MAY BE OMITTED SINCE THE SPACE IS SO SMALL. 
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ELEVATION NOTES 


1. DATUMS ARE TO FINISH FLOOR. BUILDING HEIGHTS ARE OFTEN MEASURED TO 
GRADE. THEREFORE, THIS DESIGN WORKS WITH AN 16-FOOT HEIGHT RESTRICTION 
(GABLE AVERAGE) OR A 20-FOOT HEIGHT RESTRICTION (ROOF RIDGE TO GRADE). 


2. THIS DESIGN ASSUMES THE STRICTEST PRACTICAL BUILDING HEIGHT LIMITS. IF ANY 
REGULATION DEMANDS A SHORTER HOUSE, IT WAS MADE TO OUTLAW 2ND FLOORS 
— OR ELSE TO CRIMINALIZE TRADITIONAL, TIMELESS, AND AFFORDABLE HOUSES. 


3.A BASEMENT OR CRAWLSPACE FOUNDATION WOULD ADD AT LEAST 1-2 FEET TO 
THE OVERALL BUILDING HEIGHT. OR MORE (DEPENDS ON HOW IT IS MEASURED). 


4. DOORS: MARVIN ULTIMATE SERIES. BUT ANTIQUES PREFERRED. TRIM: WOOD OR 
FIBER CEMENT: 1x4 SIDE, 2x6 UPPER (W/ EXPOSED FLASHING), 3” SILL. 


(2 
eo) 


5. WINDOWS: DOUBLE HUNG W/ 2/2 DIVIDED LITES, MARVIN ULTIMATE SERIES, OR 
ANTIQUE. TRIM: SOLID WOOD OR FIBER CEMENT: 1x4 SIDE, 2x6 UPPER, 3” SILL. 


6. SIDING: 4-6” FIBER CEMENT CLAPBOARD. JAMES HARDIE: ARTISAN SERIES. OTHER 
OPTIONS: WOOD, SHINGLES, BOARD & BATTEN. BUT VINYL SIDING IS FORBIDDEN. 


7. ROOFING: STANDING SEAM METAL PANELS (16”). IF BUDGET ALLOWS: WOOD 
SHINGLES OR SLATE. TO SAVE COSTS: USE 5V GALVALUME PANELS OR ROUND 
CORRUGATED STEEL. DON'T USE METAL PANELS WITH SQUARE-ISH CORRUGATIONS. 


8. DO NOT “PORK CHOP” ANY OF THE ROOF EAVES. (hd 
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ELEVATION NOTES 7. DOORS: MARVIN ULTIMATE SERIES. BUT ANTIQUES PREFERRED. TRIM: WOOD OR 
FIBER CEMENT: 1x4 SIDE, 2x6 UPPER (W/ EXPOSED FLASHING), 3” SILL. 

1. SECTION DIMENSIONS TAKE PRECEDENCE, WHEREVER PRECISION IS DEMANDED. 
8. WINDOWS: DOUBLE HUNG W/ 2/2 DIVIDED LITES, MARVIN ULTIMATE SERIES, OR 


2. DON'T TRY TO MAKE THIS HOUSE ANY SHORTER. SEE HEIGHT NOTES ON A2.0. ANTIQUE. TRIM: SOLID WOOD OR FIBER CEMENT: 1x4 SIDE, 2x6 UPPER, 3” SILL. 


3. SOME DETAILS IN THE REAR ELEVATIONS CAN BE SIMPLIFIED, SINCE THEY ARE LESS 
FORMAL AND LESS VISIBLE. FOR INSTANCE, WINDOW SHUTTERS MAY BE OMITTED. 
IT'S BETTER TO HAVE NO SHUTTERS THAN CORNY, USELESS, TACK-ON PLASTIC ONES. 


9. SIDING: 4-6” FIBER CEMENT CLAPBOARD. JAMES HARDIE: ARTISAN SERIES. OTHER 
OPTIONS: WOOD, SHINGLES, BOARD & BATTEN. BUT VINYL SIDING IS FORBIDDEN. 


10. ROOFING: STANDING SEAM METAL PANELS (16”). IF BUDGET ALLOWS: WOOD 
SHINGLES OR SLATE. TO SAVE COSTS: USE 5V GALVALUME PANELS OR ROUND 
CORRUGATED STEEL. DON'T USE METAL PANELS WITH SQUARE-ISH CORRUGATIONS. 


4. LOWER WINDOWS ON NORTH WALL MAY BE REMOVED IF NEEDED TO SAVE COSTS. 
BUT UPSTAIRS WINDOWS ARE ALL NEEDED FOR DAYLIGHTING AND CROSS BREEZES. 


5. IF UTILITY CLOSET’S FLOOR IS LOWERED, IT CAN BE A MUD ROOM W/ BACK DOOR. 11. DO NOT “PORK CHOP” ANY OF THE ROOF EAVES. Co 


6. FRAME REAR WINDOWS W/ WIDE HEADERS, FOR OPENINGS TO FUTURE ADDITION. 
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SECTION NOTES 6. ATTIC ACCESS IS PROBABLY NOT REQUIRED BECAUSE THE SPACE IS SO SMALL. 


1. SEE TYPICAL SECTION DETAIL ON SHEET A4.0. 
7. DIFFERENT ROOF ASSEMBLIES CAN BE USED, BUT 10” (+) OF INSULATION DEPTH IS 


2. FOUNDATION TO BE ENGINEERED BASED ON SITE-SPECIFIC REQUIREMENTS. PSSUMED, SINCE NORMAL PS SE MEBIES IN NORM AL CEN ATES WOULD NEED THE: 


3. A CRAWLSPACE OR BASEMENT FOUNDATION WOULD ADD AT LEAST 1-2 FEET TO 8. MAINTAIN 80" MINIMUM HEAD CLEARANCE AT THE STAIRCASE. 


THE OVERALL BUILDING HEIGHT. MAYBE MORE (DEPENDS ON HOW IT'S MEASURED). 
9. THE VERTICAL SIDE WALLS AT THE BEDROOMS ARE ONLY 3’ TALL, BUT THEY CAN BE 


4. LOWERING THE CEILINGS COULD CAUSE AN AVALANCHE OF CODE VIOLATIONS. FURRED INWARD TO BE 4’ OR 4'-6" TALL, WHICH IS MUCH MORE COMFORTABLE. 
THIS DESIGN WORKS WITH NORMAL BUILDING CODE REQUIREMENTS THAT SPECIFY FER THAT EUMINATES A EARGE AVIOUNT OF USABLE SPACE SVITRIN THE BEDROOMS: 


MINIMUM HEIGHT CLEARANCES FOR INTERIOR SPACES. 
10. ONE OPTION FOR THE ROOF CONSTRUCTION: 2x8 RAFTERS W/ BATT INSULATION. 


5. IE PERMITTED, RAISING THE CEILINGS BY 6-18 INCHES MAKES THE DESIGN MORE ABOVE OSB: 2 LAYERS OF STAGGERED 1.5” RIGID INSULATION. TOTAL R-VALUE: 38-45. 
FLEXIBLE & COMFORTABLE, FIXING MANY ISSUES ARISING FROM OTHER CHANGES. 


(cB (1% (1 
Sy, — 


STANDING SEAM 
METAL ROOFING 


ee eee = Se eee 
+19'-0" | | +19'-0" 


ROD 


= 


ga 


| Dy Qe 
gp TOPLATE BATHROOM _ fil] \ =| \ } = 5 
ee ETA ARK aM ES 1/| 8 2° = BEDROOM \ / BEDROOM 9 SEENOTE1O 
: = 1 MALL _TOPLATE gy 
12 i ; i] = eH) = +11'-4" 
3 <0 7 | A" ° / i BEADBOARD, TYP —_ 
N TUB a 22" =H} s0"MIN. : (2 MIN) a HALL aa 
ate = ae HEADRM ‘? a, i 1 RA | | | | 0 RR 0 «= To 
+8'-4" a, CHAMFER > +8'-4" 
4S T.O. pLate | a {| ne LANDING a — a WOOD BRACKET 
7'-5.5" a, @ p | 
, i LIVING ROOM — ve re Y } 
=z > Ve 
a | |B UTILITY CLOSET eae LIVING RQOM / < 
= : 8 2 - z ; 
<0 ° oe a : o) R= <o 
J ——— : +R 2 = L AN Is KITCHEN 
cr ai N ° | | . |p \ DETAILS: AX.X - 
oa SS ee ee eee ee eee oe 


| FOR HIGHER CLOSET CEILING: | | 


| BUILD STEPS DOWN IN SLAB | | CONCRETE FOUNDATION 


NOTE: MUST BE ENGINEERED 
TO LOCAL SITE CONDITIONS 


TRANSVERSE SECTION LONGITUDINAL SECTION 


ov SCALE: 1/4” = 1'-0" @ SCALE: 1/4” = 1'-0" 


OPEN-SOURCE ARCHITECTURAL DRAWINGS FOUR DESIGNS BY JAY OSBORNE 
You may share, copy, and customize these blueprints. 


License: www.CreativeCommons.org/licenses/BY-SA/4.0 B A C K Y A R D F A R M H O U S E 


Some rights reserved. No promises or warrantees given. 


Guarana Download the free files at www.FreeFarmhouse.com APRIL'S VERSION (CLASSIC & ELONGATED) 


2023-10-26 3RD DRAFT (DESIGNS SYNCRONIZED) SECTION VIEWS 
2023-08-27 ALL: 2ND DRAFTS (REFORMAT PAGES) VARIATION: APRIL 
2023-03-31 APRIL: 1ST DRAFT (LONGER VERSION) 


2022-11-30 FIRST PRESENTATION (SCHEMATIC) A 3 O 
See A0.1 for more project history and credits @ 


+=WN © 


